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ISSUE OF PRODUCT DISCLOSURE STATEMENT

Australia Pacific Mortgage Fund Ltd ABN 32 140 213 690 (APMF, Responsible Entity or we) holds
Australian Financial Services Licence (AFSL) number 416441. APMF is the responsible entity of the
Australia Pacific Income Fund ARSN 159 529 530 (Fund) and issuer of units in the Fund (Units) offered
under this Product Disclosure Statement (PDS) dated 17 November 2025.

APMF is the issuer and solely responsible for this PDS. No person is authorised to provide any information
or to make any representation in connection with the offer described in this PDS which is not contained in
this PDS. Any information or representations not so contained may not be relied on as having been
authorised by APMF or any other person in connection with the offer in this PDS.

This PDS supersedes all preliminary information and other previous communications in connection with the
Fund. All such preliminary information and previous communications should be disregarded.

The Fund is a managed investment scheme which comprises of Mortgage Investments.

Purpose

This PDS has been prepared solely for the purpose of assisting recipients of this PDS (Recipients) in
deciding whether to investigate further a possible investment in the Fund and may only be used for that

purpose.

This PDS is not intended to provide the sole or principal basis of any investment or credit decision or any
other risk evaluation and may not be considered as a recommendation by APMF or any other person in
connection with APMF to invest in the Fund. Any Recipient should determine its interest in investing
in the Fund on the basis of independent investigations that it considers necessary or desirable.

Responsibility

The Fund has been registered with the Australian Securities and Investments Commission (ASIC) as a
managed investment scheme available for investment by retail clients (as that term is used in the
Corporations Act 2001 (Cth) (Corporations Act)). ASIC has been notified that this PDS is in use in
accordance with section 1015D of the Corporations Act.

ASIC is also notified within five (5) business days of any change by APMF to the fees and charges in this
PDS. ASIC takes no responsibility for the contents of this PDS or any subsequent PDS. Investors should
only rely on this PDS and any subsequent PDS issued by APMF.

Investment advice

The information contained in this PDS is general in nature and has been prepared without taking into account
your investment objectives, financial situation, or particular investment needs. Before making a decision to
invest in the Fund, it is important that you read the entire document and consult your professional advisers
and consultants regarding the appropriateness of this investment for your personal circumstances. You
should consider the appropriateness of the information having regard to your objectives, financial situation
and investment needs before proceeding to invest.

No performance guarantee

None of the Responsible Entity or its associates or directors guarantee the performance of the Fund, the
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means that you may not recover your initial investment and you are not guaranteed a return on your
investment. You should consider the risk factors that could affect the performance of the Fund (see Section
9) having regard to your objectives, financial situation and investment needs and seek professional advice
before deciding whether to invest in the Fund.

Changes to the information in this PDS

Before making a decision to invest or reinvest in the Fund, it is important to obtain a current PDS as
information provided in this PDS may change from time to time.

If changes to the information in this PDS are not materially adverse to Investors, we will update the relevant
information online at www.austpacific.com.au. However, if a change is considered materially adverse
to Investors, we will issue a replacement or supplementary PDS which will be available online. You can
obtain a copy of the updated information and any replacement or supplementary PDS free of charge, by
contacting us. If we intend to change the Fund’s investment objective or investment approach, we will advise
Investors in writing, before making the change.

Disclosing entity

Given the Fund has more than 100 direct investors, it is classified as a ‘disclosing entity’ under the
Corporations Act. As a disclosing entity, the Fund is subject to regular reporting and disclosure obligations.
Investors have a right to obtain a copy of the following documents, free of charge:

(a) the annual financial report most recently lodged with ASIC by the Fund;

(b) any half-year financial report lodged with ASIC by the Fund after the lodgment of that annual financial
report and before the date of the PDS; and

(c) any continuous disclosure notices given by the Fund after the lodgment of that annual financial report
and before the date of the PDS.

Copies of documents lodged with ASIC in relation to the Fund may be obtained from the ASIC website at
WWWw.asic.gov.au.

Electronic PDS
This PDS is available on request in electronic form by telephoning +61 (03) 8621 8400.

Investors using the Application Form attached to the electronic version of this PDS must be located within
Australia.

Investors who receive an electronic version of this PDS should ensure they download and read the entire
PDS.

Investors who receive a copy of this PDS in its electronic form may obtain a paper copy of the PDS by
telephoning +61 (03) 8621 8400.

Jurisdiction

No action has been taken to register or qualify the offer, or otherwise permit a public offering, in any
jurisdiction outside Australia. The offer is made only to people who receive it (including electronically)
in Australia.
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This PDS does not constitute and should not be construed as an offer, invitation or recommendation by the
Responsible Entity to apply for Units in any jurisdiction where such an offer, invitation or recommendation
may not be lawfully made.

The distribution of this PDS in jurisdictions outside Australia may be restricted by law and any person who
comes into possession of this PDS should seek advice on and observe any such restriction.

It is the responsibility of any overseas applicant to ensure compliance with all laws of any country relevant
to their Application. The return of a duly completed Application Form is taken to constitute a representation
and warranty that there have been no breaches of the restrictions imposed by law in jurisdictions other than
Australia.

Applications may be rejected

The Responsible Entity reserves the right to evaluate any Applications or subscriptions to acquire Units and
to reject any or all of them (in whole or in part), without giving reasons for rejection. The Responsible Entity
is not liable to compensate the Recipient or any Investor for any costs or expenses incurred by any person
in reviewing, investigating or analysing any information in relation to the offer, the Fund or otherwise.

Forward-looking statements

Certain information contained in this PDS constitutes ‘forward-looking statements’ that can be identified
by the use of forward-looking terminology such as ‘may’, ‘will’, ‘should’, ‘expect’, ‘aim’, ‘anticipate’,
‘foresee’, ‘estimate’, ‘target’, ‘intend’, ‘likely’, ‘planned’, ‘continue’, ‘potential’, or ‘believe’ or the
negatives or other variations of those words or comparable terminology.

Furthermore, any projections or other estimates in this PDS, including estimates of returns or performance,
are ‘forward-looking statements’ and are based on certain assumptions that may change.

Due to various risks and uncertainties, including those set out in Section 9, actual events or results or the
actual performance of the Fund may differ materially from those reflected or contemplated in any forward-
looking statements.

The forward-looking statements included in this PDS involve subjective judgment and analysis and are
subject to uncertainties, risks and contingencies, many of which are outside the control of, or are unknown
to, the Responsible Entity. Actual future events may vary materially from the forward-looking statements
and the assumptions on which those statements are based. Given these uncertainties, Investors are cautioned
to not place undue reliance on any forward-looking statements.

Any estimate, forecast, projection, feasibility, cash flow or words of a similar nature or meaning in this PDS
are forward-looking statements and subject to this cautionary statement.

Past performance information

Where this PDS sets out any past performance in respect of the Fund, the Fund’s strategy, or other funds or
investment vehicles operated or managed by the Responsible Entity, Investors must not interpret that
information as a representation about the future performance of the Fund. Past performance is not a reliable
indicator of future performance.

Cooling-off rights

Cooling off rights may apply in respect of your investment in the Fund. See Section 3.4 for further
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information.

Currency

In this PDS any reference to currency, ‘$’, ‘A$’ or ‘AUD’ is to Australian Dollars, unless otherwise
indicated.

Glossary
Defined terms and abbreviations used in this PDS are explained in Section 11 (Glossary).

All enquiries regarding this document should in the first instance be directed to APMF, by telephone on
+61 (03) 8621 8400 or by email to info@austpacific.com.au.
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1. FUND SUMMARY

Ttem
Fund

Responsible
Entity

Investment
objective

Who can invest?

Type of
investors

Investment
strategy

Structure

Investment
period

Applications

Minimum

Summary
Australia Pacific Income Fund ARSN 159 529 530

Australia Pacific Mortgage Fund Ltd
ABN 32 140 213 690
AFS Licence number 416441

The objective of the Fund is to provide Investors with stable
income. The target distribution for Investors in the Fund is the
RBA cash rate + 3% to 5% (net of fees and costs and before tax).

Investors that are wholesale clients (as defined in sections 761G
and 761GA of the Corporations Act) and retail clients (being
Investors who are not wholesale clients).

Typically other managed investment schemes, industry
superannuation funds, retail investors, high net worth individuals
(sophisticated investors), and self-managed superannuation funds
will be targeted for investment in the Fund.

The Fund is a mortgage scheme. The Fund aims to achieve its
investment objective by providing debt funding for residential and
commercial properties that meet its credit criteria. Debt funding
provided will be secured by first registered mortgage (Mortgage
Investments).

The Responsible Entity obtains Mortgage Investments to suit the
Investors in the Fund. Each Mortgage Investment is structured to
pay a defined and clear fixed income yield to the Fund. The first
ranking mortgage is registered in the name of the Fund and the
Fund has legal or beneficial title to the property (Security
Property).

Anticipated timeframes for Loan terms will generally range from 6
months to 24 months and interest rates will generally be fixed.

The Fund may also hold some cash, bank bills and/or other cash-
like investments.

The Fund is a registered managed investment scheme established
by the Responsible Entity pursuant to the Constitution and is
governed by Australian law.

The Fund is open-ended and there is no specific investment period.

Subject to the Responsible Entity’s discretion, accepted weekly.

$20,000, although APMF retains the right to accept a lower
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Section 4.1

Section 5.1

Section 5.2

Section 3.1

Section 3.2

Section 3.3

Section 3.3
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Application
amount

Distribution of
returns

Withdrawals

Minimum
balance
Minimum
withdrawal

amount

Fees and costs

GST

Significant risks

amount.

Distributable income of the Fund (if any) is anticipated to be paid  Section 3.5
to Investors on a monthly basis.

Investors’ right to withdraw from the Fund is subject to the Section 3.6
provisions of the Constitution of the Fund and the Corporations

Act. The Responsible Entity does not anticipate Investors will be

entitled to withdraw from the Fund.

$5,000

No minimum withdrawal amount

The Responsible Entity receives management fees and costs of Section 7
2.10% of the Net Asset Value (NAYV) of the Fund. The Borrower

may also pay various borrower costs to the Responsible Entity

including a Loan establishment fee, Loan extension fee and a

default managing fee. See Section 7 for more information about

the fees and costs charged in respect of an investment in the Fund.

GST will generally be incurred on each of the fees and charges that
apply to the Fund. GST for which the Fund is liable in respect of
any matters arising under the Constitution including the
performance of any obligations will be deducted from the assets of
the Fund.

An investment in the Fund, and specifically Mortgage Investments, Section 9
carries risk and returns of capital and income distributions are not

guaranteed. We strongly recommend that Investors obtain

independent professional advice, including financial or taxation

advice, before investing in the Fund.
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2. ASIC BENCHMARKS AND DISCLOSURE PRINCIPLES

ASIC has issued ASIC Regulatory Guide 45 Mortgage Schemes: Improving disclosure for retail
investors (RG 45), which sets out ASIC’s benchmarks and disclosure principles for improved
disclosure to retail investors to help them to understand and assess unlisted mortgage schemes,
while maintaining the flexibility of the public fundraising process.

APMF adopts these guidelines as part of its compliance and disclosure regime for best industry
practice.

In RG 45, ASIC sets out eight benchmarks and eight disclosure principles for unlisted mortgage
schemes that can help retail investors understand the risks, assess the rewards being offered
and decide whether these investments are suitable for them. Responsible entities of unlisted
mortgage schemes in which retail investors invest should disclose against the benchmarks on an ‘if
not, why not’ basis and address the disclosure principles.

Below APMF provides a summary of the ASIC benchmarks and disclosure principles and explains
how the Fund deals with each benchmark and disclosure principle.

2.1 Benchmark 1 and Disclosure Principle 1- Liquidity

For a pooled mortgage scheme, the responsible entity has cash flow estimates for the scheme
that—

1. demonstrate the scheme’s capacity to meet its expenses, liabilities and other cash flow
needs for the next 12 months;

2. are updated at least every three months and reflect any material changes, and

3. are approved by the directors of the responsible entity at least every three months.

Compliance with the Benchmark

This benchmark and disclosure principle is not applicable as the Fund is a contributory mortgage
scheme, not a pooled mortgage scheme.

Further information regarding the Fund’s cash management is set out in Section 5.6 of this PDS.

2.2 Benchmark 2 and Disclosure Principle 2 — Scheme borrowing

The responsible entity does not have current borrowings and does not intend to borrow on

behalf of the scheme.
Compliance with the Benchmark

APMF complies with this benchmark on the basis that APMF has no borrowings on behalf of the
Fund and the Fund does not intend to borrow on behalf of the scheme.

2.3 Benchmark 3 and Disclosure Principle 3 — Loan portfolio and diversification
For a pooled mortgage scheme—

1.

the scheme holds a portfolio of assets diversified by size, borrower, class of borrower
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activity and geographic region;

2. the scheme has no single asset in the scheme portfolio that exceeds 5% of the total scheme
assets,

3. the scheme has no single borrower who exceeds 5% of the scheme assets, and

4. all loans made by the scheme are secured by first mortgages over real property
(including registered leasehold title).

Compliance with the Benchmark

This benchmark and disclosure principle are not applicable as the Fund is a contributory mortgage
scheme, not a pooled mortgage scheme.

24 Benchmark 4 and Disclosure Principle 4 — Related party transactions

The responsible entity does not lend to related parties of the responsible entity or to the scheme’s
investment manager.

Compliance with the Benchmark

APMF complies with this benchmark as the Fund does not intend to make Loans to related
parties of the Responsible Entity. The Fund does not have an external investment manager.

APMF has, and complies with, written policies regarding related party transactions. The policies
cover, amongst other things, the assessment and approval process for related party transactions as
well as how the risk of any actual or perceived conflict of interest because of any related party
transactions is managed. All related party transactions require Board approval, and the Board will
only approve transactions if the transactions are on arm’s length terms. Otherwise, unless another
exception is available under the Corporations Act, the transaction would be subject to approval by
the Fund’s unitholders.

APMEF also has, and complies with, written policies regarding credit / lending transactions. The policy
covers, amongst other things, the assessment and approval process for lending transactions,
including where related parties are involved. No exceptions, investment policy exemptions or
discounts are permitted to be granted to related parties and the unanimous approval of the
Investment Committee and the Board is required for any Loan to a related party.

Further, the Compliance Plan requires that APMF must comply with section 601FG of the
Corporations Act regarding the acquisition of interests in the Fund by the Responsible Entity.

Further, the acquisition of interests in the Fund by APMF or its directors, officers, employees and
advisers must be made on an identical basis to that of all Investors regarding consideration, terms
and conditions of issuance. Any related party investor will be treated the same as any other Investor.

See Section 9 (Risk factors) for information about the risks associated with related party transactions.
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2.5 Benchmark 5 and Disclosure Principle 5 — Valuation policy

In relation to valuations for the scheme’s mortgage assets and their security property, the board of the
responsible entity requires—

1. avaluer to be a member of an appropriate professional body in the jurisdiction in which
the relevant property is located;

2. avaluer to be independent;
3. procedures to be followed for dealing with any conflict of interest;
4. the rotation and diversity of valuers,
5. in relation to security property for a loan, an independent valuation to be obtained—
(a) before the issue of a loan and on renewal—
(1) for development property, on both an “as is” and “as if complete” basis; and
(11) for all other property, on an “as is” basis; and

(b) within two months after the directors form a view that there is a likelihood that a decrease
in the value of security property may have caused a material breach of a loan covenant.

Compliance with the Benchmark

APMF complies with this benchmark on the basis that the Compliance Committee is responsible
for approving the appointment of an independent valuer to the APMF valuer panel and
considerations include, without limitation:

a)  current registration with the valuers’ professional body;

b)  appropriate management of any conflicts of interest in accordance with APMF’s Conflicts of
Interest Policy;

c) current tenure of a valuer and whether rotation of valuers is necessary;
d) current adequate insurance;

e) appropriate knowledge, experience and academic qualification. Licensed valuers value
each property in accordance with valuation industry standards; and

f)  all security properties are valued on an “as is”, “highest & best use” and “as if complete” basis.

Valuations must be less than 60 days old at Loan approval, and less than 120 days old at settlement.
No panel valuer will perform more than two consecutive valuations on a Secured Property used by
APMEF. A copy of the valuation report is provided to Investors.

The Responsible Entity will obtain a new valuation within two months of the date that the directors
form a view that a decrease in the value of a security property may cause a material breach of a
loan covenant. A senior credit manager will instruct an approved APMF panel valuer to complete
a new valuation using the Fund’s approved valuation terms & conditions.

Further information regarding the Fund’s credit criteria and credit assessment process is set out in
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Section 6 of this PDS, which includes further information on valuations undertaken in respect of
the Mortgage Investments.

2.6 Benchmark 6 and Disclosure Principle 6 — Lending principles — Loan-to-valuation
ratios (LVR)

1. If'the scheme directly holds mortgage assets—where the loan relates to property development —
funds are provided to the borrower in stages based on independent evidence of the progress of the
development;

2. where the loan relates to property development - the scheme does not lend more than 70%
on the basis of the latest “as if complete” valuation of property over which security is
provided, and

3. in all other cases - the scheme does not lend more than 80% on the basis of the latest
market valuation of property over which security is provided.

Compliance with the Benchmark
APMF complies with this benchmark.

The Fund will approve Loans for property development purposes based on the anticipated end value
of any improvements to be constructed on the proposed Secured Property or on an “as if complete”
valuation. Reports by a valuer or a quantitative surveyor are required before the release of funds in
respect of Loans for property developments.

The Fund does not make Loans where the total LVR of all loans secured by the Secured Property
(including any existing loans advanced by lenders other than the Fund) is more than 80% in respect
of non-Specialised Properties and 70% for Specialised Properties. For completeness, the LVR of a
non-Specialised Property that is a development Loan will not exceed 70%.

Information specific to each Loan, including the LVR for each Loan and the criteria against which
funds are drawn, are set out in the relevant supplementary PDS (SPDS) for each investment
opportunity.

The Board determines and reviews the LVR policy for mortgage securities in the Fund on an
ongoing basis. Different types of security properties will attract different LVR levels and are
disclosed to Investors.

Further information regarding the Fund’s credit criteria and credit assessment process is set out in
Section 6 of this PDS.

2.7 Benchmark 7 and Disclosure Principle 7 — Distribution practices
The responsible entity will not pay current distributions from scheme borrowings.
Compliance with the Benchmark

APMF complies with this benchmark. The Responsible Entity will not pay current distributions
from Fund borrowings. The Fund provides Mortgage Investments, and all distributions are specific
to each Mortgage Investment.

Further information regarding the Fund’s distribution practices is set out in Section 3.5 of this PDS.
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2.8 Benchmark 8 and Disclosure Principle 8 — Withdrawal arrangements

For liquid schemes:

1. The maximum period allowed for in the constitution for the payment of withdrawal requests
is 90 days or less;

2. The responsible entity will pay withdrawal requests within the period allowed for in the
constitution,

3. The responsible entity only permits members to withdraw at any time on request if at least
80% (by value) of the scheme property is—

(a) money in an account or on deposit with a bank and is available for withdrawal
immediately, or otherwise on expiry of a fixed term not exceeding 90 days, during the
normal business hours of the bank; or

(b) assets that the responsible entity can reasonably expect to realise for market value within
10 business days.
For non-liquid schemes, the responsibility entity intends to make withdrawal offers to investors at
least quarterly.

Compliance with the Benchmark
APMF does not comply with this benchmark.

Investors in the Fund have the right to withdraw invested funds subject to the provisions of the
Constitution of the Fund and the Corporations Act.

Given the Fund is illiquid, Investors have no right to withdraw from the Fund. However, APMF may
make a withdrawal offer in accordance with the Corporations Act. Redemption requests made in
respect of a withdrawal offer will be funded using available cash in the Fund. If there is a shortfall,
Investors may receive redemption proceeds pro rata according to the amount they had requested to
be withdrawn.

As the Fund provides fixed investment term commitments and matches these investment terms with
fixed term loan facilities, the likelihood of withdrawal offers is very minimal and at the discretion
of APMF. As at the date of this PDS, the Responsible Entity does not intend to make withdrawal
offers.
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3. HOW THE FUND WILL OPERATE

The decision to establish APMF arose from the directors’ perception of an opportunity to fill a
niche in the credit market due to the current restricted lending practices of banks. The Fund seeks
investment monies from Investors to lend to Borrowers. All Loan applications will be strictly
assessed against APMF’s lending criteria and any Loan that does not meet the criteria will not
be accepted.

3.1 Structure of the Fund

This PDS concerns investments in the Fund. The Fund is an unlisted unit trust registered with ASIC
as a managed investment scheme. There is no intention to list the Fund on a secondary market such
as the ASX.

By investing in the Fund you will hold Units in the Fund which will entitle you to share in any
income and capital generated for that Fund from the Loan/s you are invested in.

The rights and obligations that apply to Units are set out in the Fund’s Constitution. The Fund was
established by a constitution dated 23 July 2012 (as amended from time-to-time) which regulates
the relationship between us as the responsible entity of the Fund and Investors. Under the
Constitution, the Responsible Entity may issue different classes of Units. Please also see Section
10.8 for information about the Fund’s Constitution.

The Responsible Entity issues different classes of Units that relate to different Mortgage
Investments. An Investor’s Unit will provide an interest in respect of the Mortgage Investments to
which their Units relate.

The Units will have a different Fixed Interest Rate as they apply to different Mortgage Investments.
The terms of all Units will be the same, other than the Mortgage Investment and the Fixed Interest
Rate.

The Fund seeks to raise capital for the purpose of investing in Mortgage Investments. These are specific
Loans secured by first ranking mortgage over real property over a fixed term (subject to early
repayment) of between 6 months and 24 months.

All subscription money received from Investors in respect of each Mortgage Investment will be
pooled together and invested collectively and applied by the Responsible Entity for the making of
such Mortgage Investment. Under the Constitution, no individual has a beneficial interest in any
particular Loan or other investment or asset of the Fund. Investors are entitled to receive income
and/or capital distributions proportionate to their number of Units in the class of Units which relate
to the Mortgage Investment.

A diagram of the Fund structure is as follows:
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The Fund commenced on 18 July 2012 and is an open-ended scheme, meaning the Fund may accept
Applications and make investments (i.e. issue Loans) on an ongoing basis.

APMF may, at its own discretion, cease making new Mortgage Investments and terminate the Fund

at any time.

3.3 Application process and issue of Units

To apply for Units, Recipients need to complete and submit to APMF an Application Form. APMF
may in its absolute discretion accept or reject Applications at any time. Pursuant to the Application
Form Investors must provide funds for the number of Units applied for at the application price, on
the terms set out in the Application Form, this PDS, and the Constitution.

The minimum Application amount is $20,000 although APMF retains the right to accept a lower

amount.

Units in respect of each new Mortgage Investment will be issued at $1.00 (plus any transaction costs).

The ongoing Unit price for each class in the Fund is based on the Net Asset Value of the Fund’s
assets attached to a specific Mortgage Investment (plus any transaction costs), and may rise or fall.
The value of each class of Unit may vary according to the value of the underlying Mortgage

Investment. However, the Unit price is generally expected to be approximately $1.00. Unit prices
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will be calculated monthly and will be available upon request within two business days of such a
request being made. By completing and lodging the Application Form you:

. declare you have read and understood this PDS; and

. acknowledge and agree to be bound by the provisions of the Constitution and the
conditions set out in this PDS to the extent required by law.

Interest earned on Application money forms part of the assets of the Fund.
Units will be issued on a weekly basis or as required by the Fund.

Subject to the Responsible Entity’s discretion to reject any or all Applications, and provided
Application money has been received in cleared funds, Applications for Units that are accepted will
be processed each Wednesday which is a business day up to 2.00pm. Applications received after
this time will be processed on the next Wednesday if accepted, or earlier at the Fund’s discretion.

34 Cooling off rights

Investors that are retail clients may have a period of 14 days during which you can cancel your
initial investment by notifying us in writing (the cooling-off period).

This 14-day period will start when you receive confirmation of your investment in the Fund or five
business days after the date the Units are issued to you, whichever occurs first.

If you cancel your investment during this period, the amount repaid to you may be adjusted to
reflect any increase or decrease in the value of your investment, any tax or duties payable by the
Responsible Entity, and all reasonable administrative and transaction costs associated with the
acquisition and termination of your investment.

No cooling-off period applies to an investment where the Fund is not “liquid” for the purpose of
the Corporations Act or where the investment arises from distribution reinvestments.

3.5 Distributions

Distributions of income will be determined on the last calendar day of each month. However,
APMF may make additional income distributions at any time or may vary the distribution
frequency.

Distributions will normally be made within five business days of the end of the distribution period.
Distributable income will be generated by the assets of the Fund.

For investment income to be distributed, you need to provide your nominated bank and branch,
BSB and account number, and the full name of your nominated bank account so that APMF can
make direct deposits by electronic funds transfer.

3.6 Withdrawals

Investors in the Fund have the right to withdraw invested funds subject to the provisions of the

b
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Investors have no right to withdraw from the Fund.

Given the Fund is illiquid, Investors may only withdraw from the Fund in accordance with any
withdrawal offer made by the Responsible Entity in accordance with the Corporations Act.

APMF may use the available cash in the Fund to meet redemption requests made in respect of a
withdrawal offer, and if there is a shortfall, Investors may receive redemption proceeds pro rata
according to the amount they had requested to be withdrawn.

As the Fund provides fixed investment term commitments and matches these investment terms with
fixed term loan facilities, the likelihood of withdrawal offers is very minimal and at the discretion
of APMF. As at the date of this PDS, the Responsible Entity does not intend to make withdrawal
offers.

Where redemptions are offered in accordance with the Corporations Act, the redemption price is
based on the Net Asset Value of the Fund’s assets (less any transaction costs).

3.7 Transfers

An Investor may generally transfer ownership of their Units with the prior written consent of APMF
and otherwise in accordance with the Corporations Act and the Constitution. APMF maintains
discretion to reject registration of any transfer. Accordingly, please contact us for all transfer
requests.

There will not be any established secondary market for the sale of Units.

3.8 Borrowing

As at the date of this PDS, the Fund has no borrowings and does not intend to borrow as a matter
of ordinary operations. However, the Fund has the power to borrow funds in its sole discretion.

3.9 Reporting
APMF will send to Investors:

. as soon as is reasonably practicable after every transaction the Investor makes, a confirmation
statement for the transaction;

. an annual tax statement;

. where the Fund makes a distribution, information about that distribution;

. investment statements detailing all transactions and the current balance (generally sent
quarterly);

. an annual investment report; and

. a quarterly investment report (provided upon request).

3.10 The value of your investment

The Unit price is calculated by establishing the Net Asset Value of the Fund (expected to be stable
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at around $1.00 per Unit which does not include accrued income that will be distributed to investors
nor management costs), divided by the number of Units on issue.

However, as the Fund effectively issues different classes of Units, the value of each class of Unit may
vary according to the value of the underlying Mortgage Investment referable to those Units.
Generally, the value of your Units is expected to remain at approximately $1.00.

On entry and exit, the Unit price paid or received will be the Unit price calculated for that day.
Depending on the timing of your entry and exit, the price you receive on exit may be higher or lower
than the price you paid on entry. As a result, a capital gain or loss may arise. As tax and social
security laws are complex and subject to change and individual circumstances vary, we recommend
you obtain professional taxation advice when purchasing or redeeming Units from the Fund.
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4. BOARD, DIRECTORS AND MANAGEMENT TEAM

4.1 The Responsible Entity

APMEF is an unlisted public company established in October 2009 as a fund manager and financier
offering finance and funding services and solutions.

APMF has operated as a responsible entity since 2012, and the directors have a wealth of
experience by way of past involvement as directors of a contributory mortgage fund.

APMF acts as the responsible entity for the Fund, and performs the functions conferred by the
Fund’s Constitution and by the Corporations Act. APMF approves the Mortgage Investments made
available to Members of the Fund and manages those investments until their maturity and
repayment by Borrowers.

APMF aims to provide Members with consistent returns by ensuring high levels of service and
acting at all times with integrity and professionalism. APMF is committed to its investors, and the
staff are experienced in funds management, mortgage lending and loan management including
arrears.

4.2 AFSL
APMEF holds AFSL number 416441.

As an AFSL holder, it is a legislative requirement that APMF meet certain reporting and financial
requirements including that APMF:
. Maintains at least $50,000 in surplus liquid funds.

. Maintains net tangible assets in accordance with the requirements of the
Corporations Act.
. Maintains total assets in excess of total liabilities.

This and other compliance requirements are reported to the Board and the independent
Compliance Committee quarterly.

43 ACL

APMEF is the holder of an Australian Credit Licence (ACL) as defined in the National Consumer
Credit Protection Act 2009 (Cth) (National Credit Act). APMF’s ACL is 463964. However, despite

this, the Fund does not, and does not expect to, make Loans that are covered by the National Credit
Act.

4.4 APMF Board, directors and key personnel

APMF has three executive directors on the Board to ensure investor interests are represented in the
management of the Fund. The Board and executive management have expertise and extensive
experience in funds management, mortgage investment, property development and portfolio
management.

The key individuals involved in APMF have been issuing and managing residential and commercial
loans within Australia since the late 1990s in their roles prior to joining APMF. This team of highly
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skilled individuals has developed their knowledge to be at the forefront of the non-banking
residential and commercial lending market in Australia.

The Board and the responsible managers of APMF are well regarded individual experts on
residential and commercial loan assets from prior business experience.

The responsible managers and Board have managed Australian mortgages and contributory
mortgage funds in their roles prior to joining APMF.

Current directors and key personnel as of the date of this PDS are as follows:
Paul McCombe — Chief Executive Officer, Director & Board Member

Paul McCombe has over 25 years of lending experience servicing both retail and wholesale
borrowers and sourcing finance from large financial institutions and also 16+ years’ experience as
a responsible manager of the AFS Licensee for managed investment schemes including the
Australia Pacific Pooled Fund and the Fund. Paul, through an entity controlled by him, holds two
Australian Financial Services Licenses, two Australian Credit Licenses, is an accredited Mortgage
Specialist, Licensed Real Estate Agent (Victoria and Queensland), and holds two Diplomas in
Financial Services - Financial Planning and Finance & Mortgages plus anti- money laundering
compliance.

Louie Kortesis — Non-Executive Director & Board Member

Louie began his career in Accounting & Taxation in 1995, previous to MWL Financial Group he
ran his own firm for close to 10 years and was involved at a partner level for 5 years prior to that.
He specialises in Business Services, Restructures and Tax Planning and works closely with clients
to achieve their business goals. Louie joined the group in 2013 and has headed up the National
Division of the company’s Accountancy Operation.

Michael Yong — Chief Operating Officer, Director & Board Member

Michael Yong has 15 years of extensive experience in the financial services industry & managed
investment schemes and is a responsible manager for Australia Pacific Mortgage Fund Ltd. Prior
to that role he worked in an Australian based Multi-Family office as an accountant assisting Ultra
High Net Worth clients with their tax affairs and financial accounting matters. Michael has
completed a Bachelor of Business (Accountancy) degree, Diploma of Financial Services (Financial
Planning), the National Commodity Futures Series 3 examination, Master of Business
Administration degree, the Uniform Investment Adviser Law Series 65 examination and most
recently the TASA and the TPB Code of Professional Conduct examination.

4.5 Committees

All 3 Board members will also form part of a committee set up by the Board to manage all
investment decisions of the Fund (Investment Committee). The Investment Committee includes
senior executives with experience in finance, risk, treasury, investments, compliance and legal
areas. The composition of the Investment Committee may vary from time to time. The APMF
Investment Committee assesses Borrower applications and approves mortgages to be invested in
by the Fund that contain exceptions to the Fund’s standard credit criteria.

In accordance with the Corporations Act, APMF has appointed an independent Compliance
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Committee to oversee the compliance functions of the Fund and its adherence to the Constitution,
Compliance Plan and the Corporations Act on behalf of the Members.

In addition to Louie Kortesis and Paul McCombe, Steven O’Connell is also a member of the
Compliance Committee:

Steven O’Connell — External Compliance Committee member

Steven has extensive finance industry experience over 30 years in life insurance, asset management,
custodial services, financial planning and superannuation (consulting, administration and trustee
services). Steven has held positions predominantly in compliance and risk management functions
over the past 25 years but has had significant exposure to accounting and tax related issues for
managed investment schemes and pooled superannuation trust. He has been appointed company
secretary for a number of entities, headed custodial operations for corporate actions, reconciliations
and unlisted trust management and was a key person in the eventual sale of a global company’s
superannuation and administration consulting businesses in 2005. Steven holds a Bachelor of
Business; he is a CPA & is an Associate of the Australian Compliance Institute.
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S. WHAT DOES THE FUND INVEST IN?

5.1 Investment objective

The investment objective of the Fund is to provide Investors with stable income through
exposure to loans secured by first-ranking mortgages over residential and commercial property
located in Australia.

The target distribution for Investors in the Fund is the RBA cash rate + 3% to 5% (net of fees and
costs and before tax). The target distribution is not capped.

However, returns are not guaranteed and subject to various risks. Section 9 of this PDS contains
more information about the significant risks associated with an investment in the Fund.

5.2 Investment strategy

The Fund operates as a mortgage scheme. The Fund seeks to raise capital for the purpose of
investing in Mortgage Investments. The Mortgage Investments are specific loans secured by first
mortgage over residential and commercial properties over a fixed term (subject to early repayment)
of between 6 months and 24 months.

APMF approves and obtains mortgages for the Fund. Each Mortgage Investment is structured to
pay a defined and clear fixed income to the Fund (subject to the risks, including those set out in
Section 9 (Risk factors)). The first ranking mortgage is registered in the name of the Fund and the
Fund has legal and beneficial title to the Security Property.

Investors should refer to the applicable SPDS in relation to each Mortgage Investment for specific
information about each investment opportunity. These SPDSs are available from the APMF
investor registry team upon request by email.

To assist in maintaining a stable and secure investment all monies are invested only in mortgage
securities in Australia and do not exceed an 80% value of the security for non-Specialised Properties
and 70% value for Specialised Properties. The income earned by the Fund on a Mortgage Investment
will vary to reflect the risk of return, for example:

. the type of security property;

. the location of the security property;

. the priority of the mortgage security;

. the term of the investment; and

. the likelihood of early repayment by the borrower.

Pursuant to the Constitution, APMF has the power to invest in a broad range of investments. The
Fund may hold some cash, bank bills and/or other cash-like investments.

5.3 SPDS

The Responsible Entity will issue an SPDS in respect of each new Mortgage Investment in which
Investors can invest. The SPDS will include the following information:

. a summary of the Loan details;

. information about the Security Property:
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. information about fees and costs; and
. any specific risks that may be relevant to the Mortgage Investment to which the SPDS relates (if
any).

54 Labour standards or environmental, social or ethical considerations

APMF does not take into account labour standards or environmental, social or ethical
considerations for the purpose of selecting, retaining or realising the Mortgage Investments.

5.5 Favourable market conditions

Strong demand exists from residential and commercial property investors for debt finance.
Funding availability from banks and retail mortgage funds is limited.

Market conditions are currently very difficult for residential and commercial property owners
wishing to borrow. Banks have curtailed lending to finance property (due to, among other things,
consolidation and capital limitations). Retail mortgage funds, traditionally an alternative funding
source, have likewise restricted lending in order to provide liquidity to investors.

The Responsible Entity believes that the current environment provides good market conditions to
provide residential and commercial loans to quality borrowers at interest margins that support
investment into the sector.

This Fund will utilise the skills of APMF’ s residential and commercial lending area in the
management of this asset class to provide an alternative lending source for owners of residential
and commercial property in Australia.

5.6 Residential and commercial Loans

The principal asset of the Fund will be loans secured by first mortgages over residential and
commercial property located in Australia under the current credit policy. The residential and
commercial property market is either occupied by owners, or tenants generating income or rental
returns to the owners.

Borrowers are typically private individuals, private companies or property syndicates. Security for
the Loans will primarily be income producing tenanted residential and commercial properties or
owner-occupied residential and commercial premises. The Fund will on occasions provide Loans
for residential zoned vacant land or residential zoned broad acre land or subdivision where the
Investment Committee considers it to be a secure low risk opportunity.

Examples of principal property types include:

. Residential houses, townhouses and apartments;

. Residential zoned vacant land with town planning approval;

. Residential zoned broad acre vacant land with town planning approval;

. Retail/sub-regional shopping centres with a major anchor tenant and supporting specialty shops
. Single or a series of “strip” shops in major locations;

. Office buildings in CBD or other major residential and commercial areas;

. Industrial-small industrial complexes generally located in transport corridors; and

. Small to medium density majority residential developments.
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5.7 Cash management

It is intended that the Fund will hold minimal levels of cash. Cash may be, but is not required to be,

held by a custodian:

. pending drawdown of Application monies;

. as accrued income of the Fund, pending distribution to Investors; and

. as a result of Loan repayments pending distribution to Investors as capital repayments, and to

cover expected expenses.

Cash will be invested in one of the following ways as determined by the Investment Committee:

. in a cheque account with an Australian authorised deposit taking institution (ADI) with a minimum
Standard and Poor’s rating of “BBB”;
. in an “at-call” term deposit (or similarly defined) account with an ADI with a minimum Standard

and Poor’s rating of “BBB”; or
. in bank bills issued by an ADI with a minimum Standard and Poor’s rating of “BBB”.

5.8 Sourcing of Loans
Residential and commercial Loans for the Fund will be sourced through three channels:
1. directly through prospective borrowers;
2. through independent loan introducers; and

3. referrals from professional service providers (i.e. accountants and solicitors) and first and
second tier banks.

APMF may consider Loan applications from new borrowers and from Borrowers currently funded
by the Australia Pacific Pooled Fund. APMF will not consider Loan applications from borrowers
associated with APMF or any of its directors or employees.

Application fees, and other fees, may be paid by Borrowers in relation to Loans provided by the
Fund. Please refer to Section 7 for more information about these costs.
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6. CREDIT CRITERIA & THE CREDIT ASSESSMENT PROCESS

6.1 Credit criteria

The following are the credit criteria of the Fund:

. Security must include a first-ranking registered mortgage over freehold or long-term leasehold
land and improvements in Australia;

. At time of approval the LVR for non-Specialised Properties must not exceed 80% of the sworn
independent valuation; and

. At time of approval the LVR for Specialised Properties must not exceed 70 % of the going concern
valuation.

Each Loan must have a maximum LVR covenant put in place that does not exceed the above ratios.

Sworn independent valuations are required for all security properties and Loan documentation will
include the ability for APMF to obtain a new valuation annually or at any time APMF considers that the
valuation of a security property has declined and may cause a breach of the LVR covenant. Any
associated costs related to updated valuations will be at the cost of the Borrower.

APMF may vary the above credit criteria in respect of the Fund from time to time.
The security property does not need to be income producing. The Borrower’s compliance with financial

covenants will be reviewed on an annual basis. Alternatively, the client may wish to prepay or capitalise
interest for the Loan term or make payments monthly in advance.

6.2 Credit decisions
APMF has a formal credit assessment and approval process that applies to all Loans it manages. The
credit process is overseen by the Investment Committee.

What will APMF look for when constructing the Loan portfolio?

It is intended that the Fund will build a diversified portfolio of loan assets. The approach set out below
will be followed.

6.3 Loan size
The maximum Loan size that the Fund will provide will be $25 million or as agreed from time
to time on a case-by-case basis. Whilst the Fund will not have a minimum Loan size, it is

not anticipated that Loans will be provided for amounts less than $200,000 unless the Loan has
strong credit fundamentals.

6.4 Loan term
The Fund will generally target borrowers with debt requirements of six months to two years.

From a credit perspective the underlying tenancy profile may influence the term for which APMF
is prepared to provide funding.
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The Responsible Entity may negotiate an extension to the term and/or an increase in the monies
advanced (variation) of a maturing Mortgage Investment. If the Borrower wishes to vary or
extend the term of the Mortgage Investment for a period greater than 6 months, the Responsible
Entity will assess the Borrower’s circumstances including past payment history and obtain a new
property valuation before approving the variation. Where there is a delay in either repayment,
variation or extension of the Mortgage Investment, caused by a delayed property settlement,
refinance or obtaining a new valuation, the Responsible Entity may extend the Mortgage
Investment on a monthly basis for up to 6 months, providing the Borrower continues to pay
interest each month. Upon settlement of the variation of the renegotiated Mortgage Investment,
the Responsible Entity will provide you with a new Summary of Mortgage containing the new
valuation information. You will be given 14 days to decide if you do not wish to participate in the
variation of the Mortgage Investment. If this occurs, the Responsible Entity will withdraw the
offer to the Borrower regarding the extension. Otherwise, your money will remain invested
according to the terms contained in the new Summary of Mortgage.

6.5 Geographical structure

All Secured Property must be located in Australia and target ranges have been established. There
will be no specific limits on a state or territory basis however the Fund will favour the east coast
capital cities and surrounding metropolitan areas. We will seek to ensure that the Fund will have
exposure to Secured Property in a diverse range of geographic locations throughout the term of the
Fund.

6.6 Industry diversification

APMF will seek to ensure that the Fund will have exposure to a range of industry sectors. Target
ranges by industry have been established but there will be no specific limits.

The target industry sectors are residential, residential zoned vacant land, commercial, retail, offices
and industrial properties.

Exposure to Specialised Properties may be considered from time to time but such exposure is
expected to be a minor part of the portfolio and will only be approved if strong credit
characteristics are evident.

6.7 Interest rate policy

APMF seeks to provide Investors with a fixed rate of return. Borrowers will generally be offered
fixed rate loans. Variable loans may be offered from time to time.

6.8 Ongoing management and review of residential and commercial Loans

APMF and the Fund adopts a number of review processes to ensure risks are minimised,
including the following:

. All Loans receive an internal risk grade at the time of approval. This grade is reviewed annually
and at any time the lender believes there may have been a change in the credit risk of a Loan;

. A “Watch list” is maintained for Loans in arrears, those that have matured but not been repaid and
for all impaired Loans, breaches of covenants or any other concerns about the Borrower or the
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Loan. The “Watch list” is tabled and discussed by the Investment Committee as frequently as
required;

. Annual reviews of all Loans are undertaken. The review of the Loan looks at the latest financial
details from the Borrower and/or security property, compliance with the relevant LVR and any
other applicable financial covenants; and

. Monitoring of interest servicing of Borrowers on an individual and portfolio basis is undertaken on
a regular basis using most recent Borrower specific financial information and a range of interest
rate scenarios.

6.9 Loan administration
APMF manages the administration and registry function for its residential and commercial Loans.

The services provided by APMF include:

. maintenance of Loan accounting;

. Investor’s statements;

. monthly interest payment information;

. collection of fees, interest and Loan repayments;

. collection of information including financial statements and insurance;
. collection of information and preparation of annual reviews;

. sourcing lending opportunities through intermediaries and direct contacts;
. making all credit decisions;

. managing relationships with borrowers and introducers;

. managing any arrears or default Loans; and

. managing external relationships.

6.10 Valuations
The Responsible Entity’s valuation policy will be provided to Investors on request.
Initial valuations

We will carry out a valuation assessment of proposed Secured Property prior to
approving a Loan. Where the Loan has a term of 12 months or less, the Responsible
Entity’s current valuation policy for the Fund requires us to undertake an initial valuation
of the Secured Property as follows. The Responsible Entity will obtain a sworn valuation
or in certain circumstances we may rely on an existing valuation of the proposed Secured
Property provided the valuation has been carried out within 3 months of the Loan
application being made. The valuation must be by an independent registered valuer.

Where the Loan has a term of more than 12 months or an existing Loan is rolled over for
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a period of 12 months or more, the Responsible Entity’s valuation policy for the Fund
requires us to obtain a new valuation of the Secured Property (or rely on an existing
valuation carried out within the previous three months). The valuation must be a sworn
valuation by an independent registered valuer.

The Responsible Entity will approve Loans for property development purposes based on
the anticipated end value of any improvements to be constructed on the proposed
Secured Property (which is known as the “as if complete” valuation). That is, the
Responsible Entity will only approve property development Loans on the current
assessed value of the Secured Property as at completion of any improvements to be
constructed.

Ongoing valuations

Having regard to current market conditions at the time of assessment, the Responsible
Entity employs the following processes to form a view on the value of Security
Properties:

(a) undertaking desktop valuations using the online valuation platform Cotality (Corelogic);
(b) applying recognized valuation methodologies (‘Market’, ‘Income’, or ‘Cost’ approach);
(c) complying with its credit and asset management policies; and

(d) obtaining external independent valuations on an annual basis or if a 10% market reduction is
identified from an internal review.

The Responsible Entity will also carry out ongoing valuations of the Secured Property in
the following circumstances:

(a) Where the Loan has an LVR of more than 70% or the Responsible Entity forms a view there
is a likelihood that a decrease in the value of Secured Property for the Loan may have
caused a material breach of a loan covenant, the Responsible Entity must arrange for an
independent valuation to be obtained within two months of forming that view.

(b) In relation to Secured Property for a Loan with a term of more than 12 months, the
Responsible Entity must—
(1) be satisfied the value is reasonably current; and
(i1) undertake a valuation assessment within two months of the directors forming a view that
there is a likelihood that a decrease in the value of Secured Property of the Loan may
have caused a material breach of a loan covenant.

The Responsible Entity has a conflicts of interest policy which sets out the procedures
and processes that will be followed where a conflict of interest arises. Naturally these
procedures and processes will also apply where conflicts arise when carrying out
valuations.

In relation to all property of the Fund other than mortgage assets and their Secured
Property, the Responsible Entity must do the following:

(a) Determine appropriate intervals for valuing property of the Fund (other than mortgage
assets and their Secured Property) based on the type of assets and any relevant industry
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standards.

(b) Seek an independent valuer who possesses the appropriate demonstrated skills and ability to
value the assets in question.

(c) Instruct the valuer to ensure the methodology used for calculating the value of property of
the Fund is consistent with the range of ordinary commercial practice for valuing the type of
assets that comprise the Fund’s property.

(d) Ensure any one valuer does not perform more than two consecutive valuations in relation to
any property of the Fund.
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7. FEES AND OTHER COSTS

DID YOU KNOW?

Small differences in both investment performance and fees and costs can have a substantial
impact on your long term returns.

For example, total annual fees and costs of 2% of your investment balance rather than 1% could
reduce your final return by up to 20% over a 30-year period (for example reduce it from
$100,000 to $80,000).

You should consider whether features such as superior investment performance or the provision
of better member services justify higher fees and costs.

You may be able to negotiate to pay lower fees. Ask the fund or your financial adviser.
TO FIND OUT MORE
If you would like to find out more, or see the impact of the fees based on your own circumstances, the
Australian Securities and Investments Commission (ASIC) Moneysmart website

(www.moneysmart.gov.au) has a managed funds fee calculator to help you check out different fee
options.

7.1 Fees and other costs

This section shows fees and other costs that you may be charged. These fees and costs may be
deducted from your money, from the returns on your investment or from the assets of the managed
investment scheme as a whole.

Taxes are set out in another part of this document.

You should read all the information about fees and costs because it is important to understand
their impact on your investment.

Fees and costs summary

Australia Pacific Income Fund

Type of fee or costs Amount! How and when paid

Ongoing annual fees and costs

Management fees and 2.10% p.a. of the NAV of the | The management fees equal to
costs Fund?? 2.01% p.a. of the NAV of the
Fund accrue daily and are paid
monthly. The amount is
recovered by the Responsible

The fees and costs for
managing your investment
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Entity retaining amounts on the
payment of interest by
Borrowers in respect of a Loan.

The investment fees of 0.09%
p.a. of the NAV of the Fund
are passed onto the
Responsible Entity as and
when the interest on undrawn
amounts of a Loan are paid.

Performance fees Nil Not applicable

Amounts deducted from
your investment in relation
to the performance of the
product

Transaction costs Nil Not applicable

The costs incurred by the
scheme when buying or
selling assets

Member activity related fees and costs (fees for services or when your money moves in or
out of the scheme)

Establishment fee Nil Not applicable
The fee to open your

investment

Contribution fee Nil Not applicable

The fee on each amount
contributed to your
investment

Buy—sell spread Nil Not applicable

An amount deducted from
your investment
representing costs incurred
in transactions by the
scheme

Withdrawal fee Nil Not applicable

The fee on each amount
you take out of your
nvestment

Exit fee Nil Not applicable

The fee to close your
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investment

Switching fee Nil Not applicable

The fee for changing
investment options

U All fees quoted above are inclusive of Goods and Services Tax (GST) and net of any Reduced
Input Tax Credits (RITC). See ‘Additional explanation of fees and costs’ for more information.

% See further information under the heading ‘Additional explanation of fees and costs’ for
more information.

3 Management fees and costs would ordinarily include default managing fees. However, in respect
of the financial year ended 30 June 2025, the Responsible Entity waived its entitlement to recover
default managing fees. See further information about the default managing fees under the heading
‘Additional explanation of fees and costs’.

7.2 Example of annual fees and costs for a balanced investment option or other
investment option

This table gives an example of how the ongoing annual fees and costs in the balanced investment
option for this product can affect your investment over a 1-year period. You should use this table
to compare this product with other products offered by managed investment schemes.

EXAMPLE—Australia Pacific Income BALANCE OF $50,000 WITH A

Fund CONTRIBUTION OF $5,000 DURING
YEAR!

Contribution Fees Nil For every additional $5,000 you put in, you
will be charged $0

PLUS Management 2.10% p.a. And, for every $50,000 you have in the

fees and costs Australia Pacific Income Fund you will be

charged or have deducted from your
investment $1,050 each year

PLUS Performance Nil And, you will be charged or have deducted
fees from your investment $0 in performance
fees each year

PLUS Transaction Nil And, you will be charged or have deducted

costs from your investment $0 in transaction
costs

EQUALS Cost of If you had an investment of $50,000 at the

! The Example of Annual Fees and Costs table does not take into account contributions made during the year.
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the Australia Pacific beginning of the year and you put in an
Income Fund additional $5,000 during that year, you
would be charged fees and costs of $1,050

What it costs you will depend on the
investment option you choose and the
fees you negotiate.

7.3 Additional explanation of fees and costs
Management fees and costs

Whilst the Responsible Entity does not take direct fees and costs from the assets of the Fund, the
Responsible Entity takes fees indirectly as described in this Section 7.3. Indirect costs include
amounts that the Responsible Entity knows will directly or indirectly reduce the returns of Investors
in the Fund or the value of, or returns from, the property attributable to an investment in the Fund.
The Responsible Entity estimates indirect costs are 2.10% p.a. of the Net Asset Value of the Fund.

Management fees

The Responsible Entity receives management fees of 2.01% p.a. of the Net Asset Value of the
Fund, which is based on the amounts recovered for the financial year ended 30 June 2025.
Management fees for investments in a Mortgage Investment are paid from the margin between the
interest rate charged to a Borrower for an individual mortgage loan and the interest rate
offered to Investors on the particular Units, which range between 1% - 5% of the value of a Loan.

The interest rate charged to individual Borrowers varies according to a number of factors. This
margin generally pays for all administration, staff and general office expenses, marketing and
advertising, government and bank charges, the cost of licensing, and compliance with regulatory
requirements.

The actual management fee varies between Mortgage Investments and will not vary for the term of
a particular Mortgage Investment.

Investment fees

When a Loan is made to a Borrower, the Borrower may not be eligible to immediately draw down
all funds required for the purpose of the Loan. In the event that the Fund is in receipt of “undrawn”
amounts, it may seek to invest those amounts in term deposits for the period that the amount remains
undrawn. Subject to agreement by the Borrower, the earnings on the amount invested will be
remitted to the Responsible Entity by way of an investment fee.

The Responsible Entity receives investment fees of 0.09% p.a. of the Net Asset Value of the Fund,
which is based on the amounts recovered for the financial year ended 30 June 2025. The net
payment of this fee to the Responsible Entity will not exceed the net receipt (after relevant expenses
and taxes) of the earnings acquired from the relevant investment.

Despite the Loan not being fully drawn, investors in the Fund will continue to receive the benefit
of the interest payable on the total Loan made.

Default managing fee
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Each Loan is structured so that the Borrower agrees to pay a higher interest rate on a Mortgage,
but when the B orrower complies with the conditions of that Mortgage a lower interest rate
applies. If the Mortgage is in default, the Borrower must pay interest at the higher rate. If a payment
is not received from the Borrower by the due date, or an allowed grace period of up to 3 business
days thereafter, the Borrower may be charged a higher default rate for the month in which the
payment is late (Default Rate). This Default Rate is 6% higher than the usual interest rate payable
by the Borrower.

The Investor is entitled to receive the higher Default Rate less the default managing fee of 2%. The
default managing fee, when payable, accrues daily and is paid to the Responsible Entity in
consideration for managing the Mortgage in default once the relevant Loan is fully repaid.

In respect of the financial year ended 30 June 2025, the Responsible Entity waived its right to
recover the default managing fee.

Expense recoveries

All external expenses relating to the performance of APMF’s duties as trustee are paid by APMF
from the amounts received in respect of the management fee. Expenses are not separately recovered
out of the assets of the Fund. Where expenses exceed the management fee taken, the Responsible
Entity would pay such amounts personally. Expenses include, but are not limited to, custodial costs
and accounting and audit expenses, as well as all extraordinary expenses such as the costs of
holding an Investor meeting.

Transaction costs

As at the date of this PDS, there are no transaction costs associated with the Fund’s investments.
All transaction costs in relation to a Loan are paid by the Borrower.

Borrower costs

The fees due for work commissioned by APMF in preparing and settling a Mortgage, such as
valuers and legal service providers, are paid for by the Borrower at the cost charged by the service
provider and have no impact on Investor returns. Applicable Borrower costs are set out below.

Loan establishment fees

Loan establishment fees are negotiable depending on the complexity and competitiveness of the
Loan with the fee being between 1.1% and 1.65% of the Loan amount. This fee covers the cost of
servicing the Loan sourcing network, data collection, Loan application, Loan assessment and the
approval process, instructing valuers, and instructing solicitors to provide documentation, settle the
Loan and register the mortgage. These fees may also be used to meet general administration costs
such as salaries, insurance, rent, telephone and advertising costs etc.

Loan extension fees

Loan extension fees are also payable when a Loan matures and is continued for another term, which
may also include an increase in the amount borrowed. Fees are calculated on the Loan amount
borrowed and range between 1.1% and 1.65% of the Loan amount. This fee covers the cost of
reviewing the Loan file, the payment record of the Borrower and may include updating information
held such as the valuation, credit checks, statement of position and serviceability. It will also cover
the cost of any documentation required to renew/extend the Loan.
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Adviser fees

If you have consulted a financial adviser, you may be required to pay additional fees or costs to your financial
adviser. You should refer to any Statement of Advice or Financial Services Guide provided to you by your
adviser for information on these fees and costs.

GST

Unless otherwise stated, all fees shown in this section are inclusive of GST, net of any input tax
credits.

Changes to fees and costs

All fees can change without Investor consent. The Responsible Entity will provide Investors with

at least 30 days’ notice of any proposed increase to the fees and costs that apply in respect of the
Fund.

Taxation

Refer to Section & of this PDS for further information about taxation.
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8. TAXATION

It is important that you seek professional taxation advice before you invest or deal with your
investment, as the taxation system is complex, and the taxation treatment of your investment will
be specific to your circumstances and to the nature of your investment.

The following information is a brief outline of the tax consequences of investing in the Fund. The
tax laws are subject to frequent change and the tax consequences of investing in the Fund may differ
between Investors, particularly Investors who are not Australian residents for tax purposes. We
recommend you seek tax advice specific to your situation.

8.1 Income Tax

The Fund distributes income to Investors and all income that an Investor becomes entitled to during
a financial year should be included as part of that Investor’s assessable income.

8.2 Non-resident Investors

If the Investor is not an Australian resident, tax will normally be deducted from distributions before
they are paid to the Investor. The tax rate will depend on the nature of the distribution and the
country in which the Investor resides.

8.3 Treatment of GST

GST is not imposed on the acquisition or redemption of Units in the Fund. However, the services
for which any fees are payable under the “Fees and expenses of the Fund” section of this PDS, are
likely to be subject to GST. The Fund is unlikely to be entitled to claim a full input tax credit for
any GST paid on fees and other costs payable by it. The Fund may be entitled to claim a reduced
input tax credit in relation to some of the GST payable in respect of certain expenses.

Any denial of input tax credit will be an additional cost to the Fund, which may affect the net
income of the Fund.

8.4 Tax File number (TFN) / Australian Business Number (ABN)

The Investor can choose whether or not to quote their TFN on the Application form. However,
without any TFN or an appropriate exemption, APMF will be required to withhold tax at the highest
marginal tax rate (plus Medicare levy) from any distributions made to the Investor.
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9. RISK FACTORS

9.1 General

Like any investment there are risks associated with an investment in the Australia Pacific Income
Fund. Before making an investment in the Fund an Investor should consider their:

»  specific risk assessment of an investment in the Fund;

*  other investments and their risk profile as compared with the risks of the Fund;
«  personal risk tolerance;

*  personal investment objectives and expected return; and

*  outcome from this investment.

It is also important to note that not all risk can be foreseen; therefore, it is not possible for
APMF to protect the value of an investment from all risks. Many risks fall outside the control of
the Responsible Entity.

APMF applies a security based lending approach to mortgage securities as an investment.
APMF assumes that in a worst case scenario the Security Property in a Mortgage Investment
can be realised to repay the debt with interest. This is the premise of the Security Property valuation
and assessment and setting of LVR parameters. Risk generally increases as the LVR rises. The
LVR is lowered to reflect any perceived higher risk following a review of the valuation report.

The Responsible Entity selects a range of securities and sets the LVR for each Security Property.
A loss arising from a Mortgage Investment is shared by all Investors within that investment.

9.2 What risks apply to the Fund?
Set out below is a list of the principal risks associated with an investment in the Fund.

The risks described below are not exhaustive and whether a risk is specifically referred to in this
section or not, that risk may have a material effect on the performance and value of the Fund.
Importantly, Investors should note that the value of an investment in the Fund, and income received
by Investors, may rise or fall and, consequently, Investors may suffer losses (including the loss of all
of their capital investment in the Fund or a loss of an investment return relating to their investment
in the Fund). Distributions and the target return are not guaranteed and neither is the return of
Investor’s capital.

RISK EXPLANATION

Credit risk The risk that a Borrower defaults on its obligations under the Loan
Agreement, for example by not making interest or principal repayments.
This could result in loss or reduction of income available for distribution
to Investors or the loss of the principal of the Loan. The Investment
Committee has oversight of the Fund’s credit criteria and are continually
reviewing its lending policies.

Maturity risk The risk that the Borrower does not meet its obligation to repay the Loan
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Documentation risk

Liquidity risk

Property risk

Insurance risk

Early-repayment risk

Regulatory change risk

Interest rate risk

Economic conditions

on the maturity date of the Loan. APMF will operate under its usual lending
procedures which are aimed at ensuring that all Borrowers are taking
appropriate steps to enable the repayment of the Loan on the due date. This
includes a credit management program designed to identify and monitor
risks.

Documentation risk is the risk that a deficiency in documentation (such
as documents and contracts associated with Loan agreements) could, in
certain circumstances, adversely affect the return on an investment.
APMF seeks to mitigate this risk by ensuring that independent legal
advisers prepare all documentation.

Subject to APMF’s obligations under the Corporations Act, it is unlikely
that there will be early redemptions available from the Fund. However in
an emergency situation (such as, hardship) the Fund may consider
undertaking a withdrawal offer under the Corporations Act, subject to the
liquidity of funds.

The value of the security property may decline due to deterioration in
general market conditions and/or due to property specific factors. Property
specific factors include losses of tenants, change in lease terms and
conditions or quality of the lease, or failure by the owner of the property to
properly maintain the security property.

There is a risk that a Borrower does not maintain any or sufficient
insurance cover over the security property. APMF will seek to minimise
this risk by ensuring that insurance is in place prior to the Loan being
advanced and monitoring this on an ongoing basis.

There is a risk that if credit spreads shrink, Borrowers may seek to repay
the Loan earlier than the documented maturity date to take advantage of
the lower credit spreads available from other financiers. This risk can’t be
completely eliminated but APMF will seek to minimise it by including an
early repayment clause in all Loan documentation. This clause will provide
for a fee of the balance of the interest to be paid to the Fund if the Loan is
repaid prior to the documented maturity date of the Loan.

There is a risk that there could be changes to the laws and
regulations applicable to the Fund and its investments that might adversely
affect the Fund and APMF. This includes, for example, APMF’s ability to
enforce a security under a Loan, recover costs or raise interest rates. Such
changes are outside the control of APMF.

The Fund seeks to provide Investors with a fixed rate of return.
Borrowers will generally be offered a fixed rate loan. The base rate for
fixed rate loans will be reviewed and reset on a case by case basis per deal at
the Responsible Entity’s discretion.

Investors should take into account current economic conditions and
assess their personal circumstances when considering whether to invest
into this Fund.
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Operational risk

Construction
and development
risk

Class risk

APMF has credit, investment and finance divisions who use the Fund
mortgage management system to monitor all mortgage securities, review
security values, monitor the securities for insurance compliance, process
collection and distribution payments, and provide maturity notices to
Borrowers and Investors. The system is computerised and backed up
regularly, maintained through updates, upgrades and functionality
enhancements to improve processes.

Investors should be aware that while APMF has implemented technologies,
processes, and practices designed to protect its networks, devices,
programs, and data (or information technology systems) those information
technology systems may still be subjected to malicious attack, damage, or
unauthorised access.

APMF has experienced personnel and service providers, policy and
procedural documentation and succession plans for staff and officers.
APMF has written agreements with service providers, which include
procedures for regular review and performance.

Where Loans or investment proceeds are used for property
construction projects, specific risks include the following:

e construction or development costs can exceed budgeted
costs and Borrowers may be unable to complete the
projects unless the Borrowers can obtain further funds;

e Loan funds kept in reserve by the Responsible Entity to
complete the projects being insufficient to meet the cost
of completion; and

e achange in market conditions could result in the projects’
values on completion being worth less than anticipated, or
in lower sale rates and prices than expected.

Mortgage Investments are referable to separate Units in the Fund.
Whilst different classes of Units are not formally issued, in
essence, the Fund structure resembles a structure whereby
Mortgage Investments are referable to distinct classes of Units. In
the event of default or where liability is incurred, the assets
referable to certain Units may be available to satisfy any liabilities
of creditors in respect of other Units.

There can be no assurance that the Fund’s mvestment objective will be achieved or that there will be any return of
capital. We strongly recommend that Investors obtain independent professional advice, including financial or
taxation advice, before investing in the Fund.
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10. ADDITIONAL INFORMATION

10.1 Conflicts of interest

The Responsible Entity may encounter actual, apparent and potential conflicts of interest in
carrying out its duties in relation to the Fund. These conflicts of interest may include, but are not
limited to, the Responsible Entity being entitled to receive fees from Borrowers in respect of
Mortgage Investments.

The Responsible Entity has and complies with a ‘Managing Conflicts of Interest Policy’. The policy
governs the way in which conflicts are managed. Broadly, the Responsible Entity will seek to avoid
any conflicts of interest, however, if not possible, it will seek to control and monitor the conflict of
interest. The Responsible Entity will make appropriate disclosures to Investors about material
conflicts that may affect the provision of financial services to them.

10.2 Electronic instructions

Investors can provide instructions on their account and investment to the Responsible Entity by
email, subject to the Responsible Entity’s discretion to require original documentation.

In respect of electronic instructions, the Responsible Entity will not accept an instruction unless it
is accompanied by the scanned signature(s) of the Investor(s).

The Responsible Entity (and its related parties, officers, employees, consultants, advisers and
agents) will not be responsible for any loss or delay that results from a transmission not being
received by the Responsible Entity and will only process electronic instructions received in full and
signed by authorised signatories of the Investor.

Only instructions received from an Investor or a person authorised by the Investor will be accepted
by the Responsible Entity. Investors must comply with any security or verification procedures
required by the Responsible Entity from time to time.

The Responsible Entity and its related parties, officers, employees, consultants, advisers and agents
will assume that any instruction received in respect of an Investor’s investment has been authorised
by the Investor, and the Responsible Entity and its related parties, officers, employees, consultants,
advisers and agents will not investigate or confirm that authority (unless the Responsible Entity is
actually aware that the instruction was not authorised).

The Responsible Entity may refuse to act on any instruction until the validity of the instructions
have been confirmed, and the Responsible Entity (and its related parties, officers, employees,
consultants, advisers and agents) will not have any liability to the Investor or any other person for
any consequences resulting from not acting on the instruction.

If an Investor chooses to provide electronic instructions, the Investor releases the Responsible
Entity and its related parties, officers, employees, consultants, advisers and agents from any claims
and indemnifies those parties against all costs, expenses, losses, liabilities or claims arising from
any payment or action those parties make based on instructions (even if not genuine) that any of
those parties receive and which they reasonably believe are genuine, including as a result of gross
negligence or wilful default by any of those parties.

Each Investor also agrees that neither the Investor, nor anyone claiming through the Investor, has
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any claim against the Responsible Entity and its related parties, officers, employees, consultants,
advisers and agents in relation to acting on instructions received (authorised by the Investor or
otherwise).

Investors should be aware that there is a risk that fraudulent requests can be made by someone who
has access to an Investor’s account information.

The Responsible Entity may vary the conditions of service of any communications at any time by
providing notice, either in writing, by email or other electronic communication.

10.3 Complaints procedure

We have an established procedure to deal with any complaints. When we receive a complaint from
you by telephone or in writing to APMF, we ensure an appropriate person properly considers the
complaint, and we give you information about any further action available to you.

Complaints can be made to:

The Complaints Officer

Australia Pacific Mortgage Fund Ltd Level 13 North
459 Collins Street

Melbourne VIC 3000

Phone: (03) 8621 8400

Email: info@austpacific.com.au

If an issue has not been resolved to your satisfaction, you can lodge a complaint with the Australian
Financial Complaints Authority, or AFCA. AFCA provides fair and independent financial services
complaint resolution that is free to consumers:

Website: www.afca.org.au

Telephone: 1800 931 678 (free call)

Email: info@afca.org.au

In writing to: Australian Financial Complaints Authority, GPO Box 3, Melbourne VIC 3001.

The external dispute resolution body is established to assist you in resolving your complaint where
you have been unable to do so with us.

10.4 Privacy — use and disclosure of personal information

Privacy laws apply to our handling of any personal information within the meaning of the
Privacy Act 1988 (Cth) (Privacy Act).

Upon applying to invest in the Fund, Investors are required to provide personal information to
APMF, such as name, address, telephone/fax numbers, tax file number and bank account details.

APMF collects, holds and uses that personal information to assess Applications, provide facilities
and services to Investors and undertake appropriate administration.

Personal information may be disclosed by APMF to its agents and service providers on the basis
that they deal with such information in accordance with the Privacy Act.
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Under the Privacy Act, Investors may request access to their personal information held by or on
behalf of APMF by contacting APMF.

For our policy on privacy refer to our website www.austpacific.com.au or contact APMF on
+61 (03) 8621 8400.

10.5 Anti-money laundering and counter terrorism financing (AML/CTF)

APMF is required to comply with the Anti-Money Laundering and Counter-Terrorism Financing
Act 2006 (Cth). This means before APMF can accept an Application from an Investor to invest in
the Fund, we will need to receive certain identification information and verification documentation.
We may also need additional customer identification information and verification from Investors
as they undertake further transactions in relation to their investment.

The customer identification requirements form part of the Application for an investment.

An Investor will need to complete and attach any necessary supporting documentation to the
Application to ensure the successful and timely processing of the Application.

In some circumstances, in accordance with anti-money laundering/counter financing terrorism
legislation, we may need to re-verify information or require additional information from Investors.

By applying to invest in the Fund, an Investor acknowledges that we may decide to delay or refuse
any request or transaction in our absolute discretion. This could include delaying the investment
into the Fund if we deem that the request or transaction may breach our obligations, or cause us to
commit or participate in an offence under anti-money laundering/counter financing terrorism
legislation, and we will incur no liability to any Investor if we do so.

10.6 Constitution

The Fund is a registered managed investment scheme (within the definition of the Corporations
Act) and is governed by the Fund’s Constitution. Investors’ rights and entitlements are largely
governed by the Constitution, the terms and conditions of which are binding on us and on Investors.

The Constitution deals with a number of important matters, including:
. the powers of the Responsible Entity;

. liability of Members;

. retirement of the Responsible Entity;

. complaints handling procedures;

. rights of Members to receive income and capital from the Fund; and

. the expenses for which the Responsible Entity is entitled to be reimbursed.

The Constitution provides us with the power to amend the Constitution at any time if APMF
reasonably considers that the amendments will not adversely affect the rights of the holders of
Investors. In all other cases, a special resolution of members is required to amend the Constitution.

For a copy of the Fund’s constitution please request a copy by e-mailing info@austpacific.com.au
or by phone +61 (3) 8621 8400.
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The Constitution prevails over this PDS to the extent of any inconsistency.

10.7 The Compliance Plan

APMF has prepared a Compliance Plan for the Fund which has been lodged with ASIC. The
Compliance Plan outlines the principles and procedures APMF will follow to ensure it complies
with its AFSL, the Corporations Act, the Fund Constitution, and ASIC regulations.

The Compliance Plan deals with a wide range of issues including, but not limited to:

. the establishment of an independent Compliance Committee;

. the appointment of an auditor for the Fund to audit the Fund on behalf of Members;

. the appointment of an auditor for the Compliance Plan; and

. having a documented dispute resolution process in place, including being a member of an external

dispute resolution service approved by ASIC.

10.8 The Compliance Committee

APMF has appointed a Compliance Committee with a majority of members being independent of
the Board. The Compliance Committee’s role is to monitor the performance of APMF to ensure
that investor funds are monitored in accordance with the Compliance Plan, Constitution, this PDS,
and any subsequent PDS.

10.9 Our powers

Under the Constitution APMF have very broad powers to enable the efficient and prudent
management of the Fund including unrestricted powers in relation to investments and borrowing.
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11.

GLOSSARY

Adviser

Applicant
Application
Application Form
ASIC

Board

Borrower

Compliance Committee

Compliance Plan

Constitution

Corporations Act

Default Rate

Financial Product Advice

Fixed Interest Rate

Fund

Investment Committee

Investor or Member

Loan

LVR

Mortgage

An eligible Australian Financial Services licensee that has
provided or is providing Financial Product Advice to an Applicant.

A Recipient who has submitted an Application Form with APMF.
An application to invest in the Fund in accordance with this PDS.
An application form attached to or accompanying this PDS.
Australian Securities and Investments Commission.

The board of directors of APMF.

An entity that borrows from the Fund under a Loan.

The compliance committee established by APMF in respect to the
Fund.

The compliance plan established by APMF with respect to the
Fund’s compliance with the Corporations Act and ASIC
requirements.

The constitution of the Fund from time to time.

Corporations Act 2001 (Cth).

6 per cent per annum above the lending rate noted in the mortgage
documents.

Has the meaning given to that term in the Corporations Act.

The interest rate payable to Investors depending on the class of Units
held by that Investor, as listed on the initial offer document, and
which is fixed for the duration of the relevant Mortgage Investment.

Australia Pacific Income Fund ARSN 159 529 530 - aregistered
managed investment scheme registered with ASIC.

Has the meaning given to that term in Section 6.2 under the
heading “Credit decisions”.

A person whose name is entered in the register of members of the
Fund as holding a Unit at the relevant time or a potential investor,
as the context requires.

A loan advanced by the Fund to a Borrower which is secured
primarily by way of a Mortgage.

Loan valuation ratio.

A first ranking registered mortgage over the real property of a
Borrower.

Australia Pacific Mortgage Fund Ltd | ABN 32 140 213 690 | AFSL 416 411 | ACL 463

964 Level 13 North, 459 Collins St, Melbourne VIC 3000 | www.austpacific.com.au
Phone +613 8621 8400



http://www.austpacific.com.au/

Mortgage Investment

Net Asset Value
PDS

Recipient
Responsible Entity
Secured Property

Specialised Property

Unit

A Mortgage administered by the Fund for investment by
Investors.

The value of the assets of the Fund less liabilities.
This Product Disclosure Statement.

A recipient of this PDS.

Australia Pacific Mortgage Fund Ltd.

The property of a Borrower subject to a Mortgage.

Any property where the value of the property is determined by the
nature of the business carried out on within the property, or where

the property can only be used for a special purpose and/or would

be difficult to sell for reasons including its use, size, shape, age or
state of repair. Examples include hotels, motels, nursing homes,

retirement villages and bowling alleys.

A unit in the Fund.
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11.1 Contacting us
Australia Pacific Mortgage Fund Ltd
Phone: (03) 8621 8400

Address: Level 13 North,
459 Collins Street

Melbourne VIC 3000
Australia
Email: info@austpacific.com.au
Website: www.austpacific.com.au
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